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The Plant, The and The City 


Executive Director, Tax Institute, Incorporated 


PART OFFICE LOCATION 


and manufacturing have been associated with the city since 
memorial times. present-day economic functions “policy, paper-work and 
functions loom large and they too are the very essence current 
urbanism. 

Locational developments merchandising and have been 
outlined briefly recent issues Tax has been seen that suburban 
fringe developments these fields have far outpaced those the central cities. 
Moreover, much new manufacturing activity has gone even 
land outside standard metropolitan areas. 

Although decentralization has made some limited inroads central office 
areas, the office building still mainly downtown phenomenon, 
more spectacular recent developments this field have been mostly cen 
tral cities. Moreover, New York City has led the new office construction 
most the New York City construction has been Manhattan; and most 
the Manhattan construction few small areas the Borough that are 
ready tightly congested. are witnessing, therefore, construction phenom 
enon that sharply divergent from those apparent manufacturing 
tailing, and one that poses some sharp problems for the city. That they are 
problems life and development rather than exodus make: 
them less depressing, but none the less real. 

only when the various economic and sociological trends currently 
pinging upon the city are studied relation each other that healthy 
development the American city can planned and brought pass 


PRELIMINARY CONSIDERATIONS 


almost any American city some tall office building, cluster tall 
office buildings, dominates the skyline. Percentagewise, office buildings occupy 
almost negligible part the land area the average city, but the land they 
occupy is, for the most part, the most highly priced sections. 

Statistical data for office buildings official are included 


the broad heading commercial uses. “Commercial uses include all land and 


Jane Jacobs, Office Boom,” Architectural Forum, 1957 
Modern Merchandising and Municipal Finance 1955 Plant 
Office, and The City. Part Industrial Location ‘Trends 
September, 1955; “The Plant, The Office, and The Part Industrial Location 
February-March, 1956 
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building wherein trade business conducted, for example, merchandising 


business offices, amusement, and personal service 


average amount used for commercial purposes fifty-three cities 
per cent the total developed area. When the cities are arranged population 


groups the following averages are obtained 


Number Population Commercial Areas 
Cities Group Percentage Total Developed Area 
1% 50,000 - 100,000 2.55 
7 100,000 250,000 2.qg0 
250,000 and 4.26 


this data can seen trend. The percentage area devoted commerce 
increases the size the city increases. The average amount land used for this 


purpose cities less than 50,000 greater than either the next two popula- 


percentage land actually used for office buildings obviously much 
less than the 3.32 per cent used for all commercial purposes. When considered 
terms floor space rather than land area, however, office buildings become 


much more significant element urban real estate. 


The net rentable floor areas the Empire State, Equitable Office, and Ir- 
ving Trust Company buildings New York City are all more than times 
greater than their respective land areas. The floor areas the Bank Man 
hattan, 500 Fifth Avenue, Equitable Trust, East 40th Street, and City 
Trust buildings, are all more than times greater than their land 
ireas.” 

There are three general types office buildings: the commercial office 
building constructed for rental purposes and designed for multiple occupancy; 
the building erected primarily for use the bank other company occupy 
ing it, but with additional space for rent other tenants; and the building 
designed for and used owner, such large corporation. 

Large office buildings and apartment houses both made their appearance 
the but the real skyscrapers could not developed until steel con- 
struction began supplant masonry the The heyday 
scraper started with the erection the Woolworth Building 1913 and 
reached its climax 1933 with the 102-story Empire State Building which 
“still the tallest man-made structure the 

The Great Depre ssion and the Second World War rather effectively stopped 
office building construction from 1933 1946. Since then, 


dustrial expansion and unparalleled prosperity have brought about the greatest 


Harland Bartholomew, Land Uses American Cities, Cambridge: Harvard Uni 
versity Press, 1955 p. 16. 

47. 

Fisher and Robert Fisher, Urban Real New York: Henry 
Holt & Co 1954. Pp. 325 and S. I McMichael McMichael’: {ppraising Vanual, New 
York: Prentice-Hall, Inc., 1944, 675 

Tunnard and Henry Hope Reed, American Skyline, New York: The 
New American Library, 1956, 124. 

155 


: 
mera, 
TEs 
“J 
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office building boom all time, which still shows signs abating. 
instead expected increase substantially during the next decade. 

forecast for the next decade, economist Miles Colean has predicted that 
“Industrial and commercial building will probably have the steadiest, though 
means the greatest growth all the categories.” anticipated that 
warehouses, lofts, and office buildings will climb per cent 


THE PRESENT 


has been pointed out that office building construction 
demand, that is, the rental market. 


myth, incidentally, connection with the erection office buildings 
has been many times exploded. This was the theory that owner should wait, 
necessary, and build when construction costs were low, least relatively low 
Unfortunately, when construction costs have been down, the rental market has been 
down and the owner then sacrifices direct annual income obtain advantage 
interest and depreciation only. number large office buildings were shortly 
after 1929. They were built substantially cheaper than they could have 
for five years previously but took five six years fill them unsatisfactory 
rates. study what happened indicates that the rental market rather than 
cost construction that plays the larger part initial 


The demand was, however, considerably overestimated New York 
the late the tremendous boom building construction from 1925 
1933 was followed extraordinary vacancies, reaching peak 24.8 
cent 

From 1924 1952 the rate utilization office space responded changes 
number business firms and the size the standing stock. measured the 
cupancy ratio office floor space commercial buildings 
number cities, the rate utilization declined from percent percent 


1933-1934. Then began rise fairly steadily peak gg.2 percent 


Manhattan 


The present office building boom has been most pronounced New York 


City, particularly Manhattan. Manhattan has become established 


headquarters office building center the country for the giant corporations. 


the national corporations with assets more than have 
their headquarters here. Most the others have branch offices that rival the head 
quarters importance. Over the nation’s largest corporations have their home 


office important branches 


1956-66: Ten-Year Boom for Building,” Architectural Forum, (December 

1956), 112. 

1956), 181. 

Real Estate Board New York, Inc., Office Building Construction Manhattan 
TGOT-1953, b 

Fisher and Robert Fisher, cit., 263 

Martin Wilmington, “New Office Building Boom Foretells the the 
Highlights York City Department Commerce and Events| 
(September, 1956), 
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The current office building activity got under way slowly 1947-49 and 


has reached boom proportions during the fifties. 


BUILDING CONSTRUCTION MANHATTAN, 


Period Number Square Feet Average Annual Rate 
Buildings Years Construction 
Constructed Period Number Square Feet 
Buildings (In Million 
7 13 
{0 11 70 
I B f y ( / ling nstruct M tt 1901 
19 ent G D. MacD tor ot 


According The Real Estate Board New York, Inc.: 


since World War there have been erected, are course con 
are about built, structures totalling square feet 
figures not include structures responsible builders for 
hich plans have not yet been filed with the city. If these were included the total 
would be close to {0,000,000 Square feet I hie 45.973. 800 square feet provide space 


for approximately office workers 


commenting this increase office space, Mr. Robert Curtiss, presi- 
dent the Real Estate Board and Director the Department Real Estate 
the Port New York Authority, said that: 


the present splurge office building construction has become the greatest, 
terms volume, history. second greatest period was World 
War when the total million square feet was built. those years there was 
However, the depression did not end new 
feller Center was finished during that period. Accordingly the million square feet 
covers the period from the beginning World War when all private office 
construction ceased for the duration 
new space more space than exists any other city the crea 
tion has been due the fact that New York has solidified its domination 
management center the our great industrial have 
expanded them factory and mill production facilities, they have required corresponding 
increases space their offices here, and 
creases have been necessary for the banks, financial houses, advertising agencies and 
other servicing Operations for these corporations. long the country’s leading 


corporations Continue to ¢ xpand we shall continue to need more office space here. . 14 


were approximately square feet office space Man 


hattan before the Second World 


Real Board New York, Press release, November 11, 195 
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THE PLANT, THE OFFICE, AND THE CITY 
The Manhattan boom concentrated the midtown area (between 38th 


and 62nd Streets, north and south, and from Third Seventh Avenue, east 
and west) and the downtown financial district. 


What happening New York less expansion than explosion office 
space. The million sq. ft. added about added represents more than 
increase the city’s office space the end. increase alone represents more 
office space than the total any other city. Or, put another way, equals all 
the new office building all the rest the country put together and then 


much 


Traditionally, office buildings have been concentrated seven 
Manhattan: Columbus Circle, Rockefeller Plaza, Times Square, Grand Cen 
tral, City Hall, the financial, and the insurance areas. The present 
even more concentrated. claimed that “walking distance” the 
this concentration. 


fearsome jams should be, all logic, 
for spreading out the contrary, practice. The more frustrating has become 
ride around the city, the greater has become the necessity for those doing business 
together For instance, office headquarters the 
were for years behind the delightful castiron fronts Worth quaint 
tively quiet backwater lower Within the past four years virtually this 
entire has moved into new towers the most insanely congested area 
Manhattan, the garment here the companies can watking 
distance customers and the hotels and haunts out-of town 
buyers. 


destruction, reason says should be. visibly sowing seeds proliferation 
most striking result, and perhaps the most significant, that without planning 
policy—based nothing but pragmatic, separate decisions thousands ten 
sorting out, consolidating and densely populating, 
destrian “islands include four established districts and one 
financial district, the garment area fringe, the Grand Central area, the 
Center-Madison Ave. area, and the new Park Ave. district, formerly apartments, which 
merges into Grand Central and Madison Ave. People business personal errands 
within each these districts, over adjacent one, normally walk, 
primitive convenience major ingredient the areas’ intense popularity with both 


boss and 


According the same writer, the shortage secretaries and the bait 


glamour locations another potent factor. 


conditioning, “glamor,” adjacent shops and lots them, and 
the throbbing center things have proved potent fringe benefits. Employment agen 
cies document case after case of successfully servicing Companies with new offices in 
central locations, and simultaneous inability make dent the vacancy backlog 
of counterpart Companies in old space or out-of the-way spots. This has actually been 
the decisive factor many decisions when move and, above all, where not 
to move. It has been the clincher against the suburbs and against the edges of the 


lf Jane Jacobs op. cit., p. 105 
110 
*Thid p. 109 
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TAX POLICY 
Other Cities 


The office building boom means strictly New York City phenom- 
enon. The United States Bureau Labor Statistics reports that the dollar 
value office buildings authorized from January, 1954, through May, 1957, 
amounted $2,046 million for the entire country and $388 million (14 per 
cent) for New York State. 

According New York City’s Department Buildings the office buildings 
completed started the city since World War amount half 
dollars 

comparison the basis the number separate offices gives New 
York State somewhat higher percentage. the 1954 Census Business, 
Manufactures, and Mineral Industries, the Census Bureau reported that there 
were the United States 6,349 separate central administrative offices and 
separate auxiliaries. the total 800,000 employees, about per cent 


were employed the central administrative offices. 


Geographically these activities are concentrated densely populated areas. About 
percent the employment these activities was reported standard metro- 
areas—New York-Northeastern New Jersey, Chicago, Detroit, Pittsburgh, Phila 
delphia, Los Angeles-Long Beach, and San Francisco-Oakland. These standard metro 
politan areas have about percent the total population the United States, 
cording to the 1950 Population Census.29 


Fifteen per cent (1,601) these establishments were New York State 
and almost per cent (1,143) were the New York metropolitan 

June, 1948, Andrew Steers, president the Metropolitan Building Com- 
pany, Seattle, told the members the National Association Building Owners 
and Managers that office space the principal cities was eight ten mil 
lion square feet short the present demand. Few the delegates “appeared 
anticipating new wave building activity and few reported any ap- 
preciable amount additional space being provided their Never 
theless, phenomenal developments have taken place since that time. 

Golden Triangle project one the more dramatic and pub- 
licized developments. Three downtown areas are being extensively rebuilt. 
The project includes four office tower buildings Equitable Life, 
office building, telephone building, and new Hilton Hotel. The 
Steel, Aleoa, and Porter buildings have been constructed sched- 
uled the established business district. 


One quarter the central business district has been rebuilt the last this 


area which the previous years had not added single important new 


Martin Wilmington, op. cit 
United States Bureau of the Census, Preliminary Report: 1954 Census of Business 
Manufactures, and Mineral Industries, Washington, 1956, 
New York State Department Central Administrative Offices New 
York,” New York State Commerce Review, 1957), 


The New York Times, June 1948 
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building. The rejuvenation dramatic, and there doubt that also huge 
investment and management 


Philadelphia has embarked energetic office building program. Penn 
Center Three, 20-story, $15 million building (the first years) has been 
completed. Penn Center Two, 20-story, $20 million building under con 
struction. The $15 million Transportation Building, which Penn Center Six, 
was completed Apparently, three other Penn Center buildings are 
200,000 square foot office building has been con 
structed Independence Mall. The Ritz-Carlton Hotel has been converted 
office building for the Pennsylvania Lumbermens Association. mil 
lion state office building under construction. Several corporations are build 
ing relatively small office buildings the suburbs. 

Boston has not rebuilt expanded since World War but January 
1956, the Prudential Insurance Company announced plans for 
group buildings the Back Bay area. the “planning talking” stage are 

Some the Chicago projects that have been constructed, are under way, 
are the Prudential Building; Borg-Warner, stories; LaSalle Street 
Tower, stories; and Inland Steel with 

San Francisco three office buildings have gone lower Market Street 
others are under construction planned the downtown area. Los 
Angeles getting miniature Radio City four five buildings called the 
Union Oil Center, which will provide one million square feet office space 
number other buildings have sprung the city. 

\fter lapse years, Newark undertaking big rehabilitation pro 
gram: 

building program has been sparked the Mutual 


Company and the Prudential Insurance Company, both which maintain home 
fices here 

ton Park, cost Prudential has started work story 


office building Broad Street, between Bank and Academy Streets. Long-term plans 


call for the $20,000,000 structure 


garden plazas 


Mutual also has acquired property the downtown area part its redevelop 
ment these sites will erected modern business structures for rental 


pected to exceed §$10,000,000.2 


Other buildings are scheduled complement the office structures. 

Ford Motor Company has new 12-story central office building 
tinted glass tract Dearborn, Michigan. 

Nashville has new office building which the the 
Southeastern United States. Atlanta has six new air-conditioned office building 


Frederick Gutheim Provects Without Plans frchitectural Forum, ONI bel 
1Q57 147 
Is Boston ‘Beginning to Boil?’ Fortune, June, 1957 p. 286 


The New York Time \ugust 26, 1956 


- 
4 
q 
= 
€ 
i 
# 
9 
a 
a 
if 


TAX POLICY 


totalling 800,000 square feet plus Fulton National Bank Building, 
which the tallest the city. new 15-story Ainsley Building the 
first new sky craper since 1939 

new office buildings have risen downtown Dallas since 1946. 
“Dozens” new office buildings have gone downtown Washington since 
World War massive rede velopment being planned for south 
west Washington which will include 400-foot mall lined office buildings. 
Several new office buildings are under way downtown Cleveland, includ- 
ing the $17 million, 22-story Building. 

Some new office buildings that have been constructed planned 
cities since the war are the 28-story Kroger Building (third tallest city) 
the 28-story Murchison Tower Denver (tallest city); and the 
Northern Natural Ga: Company (tallest since 1927) Omaha. Plans have 
been made for office building Buffalo, which will 
major addition the Buffalo skyline since 1928. 

effort has been made the above enumeration present 
complete roster office building construction, will suffice 
dicate the extraordinary amount office building construction taking 


place the downtown areas central cities. 


air full claims and counterclaims concerning the decentralization 
offices, but most these appear based isolated examples 
ficial observations. The pertinent data still have assembled 
critical evaluation such data made. 

Certainly, has just been indicated, the central cities have been expe 
riencing extraordinary office during the postwar period. 
New York City this has reached unprecedented proportions. Moreover, there 
reason believe that anv suburbanization offices that may have 
taken place has had any serious effect the vitality downtown. Rather, 
appears have been far more than offset office space demands the 
Core areas 

there have been deve lopments the fringe areas which 
not wisely ignored, and the potential effects some emerging current 
velopments affecting management decisions with respect office location are 
still too hard and fast 

Averell Harriman, then chairman the board the Union 
Pacific Railroad and head the Business Advisory Council the Depart 
ment Commerce (now governor New York State urged business offices 
move from New York City local communities give local 


production greater “stake industry. 


Some pro md cons of transferrimge management offices to the country are given 
in the followime article Should Management Move to the Country Fortune. De 
comber Othee Decentralization \ Challenge the Central Must Meet 
Land, October. Frederick P. Clark Ofhice Building in the Suburt Urban 


land July \ugust, 1954 
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TAX POLICY 

J think New York would be better off with that decentralization of management 

have the load carry here justification why there should 

be so much of the business of the country centered here [he advantages of moving 


back are obvious. The advantages New York, think, are equally obvious 


Your interlocking of directorship is distorted by those who want to thro darts 


some one another and you get around there are 


thousand people who control half the industry the country 
your business moved back you will getting with the local people. 
local towns would have a stake in that industry. They would feel they had a greater 


stake than they have 


Shifting Corporate Headquarters 


The shifting legal corporate headquarters may mean merely nominal 
vesture make another state where more 
vantageous franchise can The extraordinary number 
Delaware corporations illustrates this point. corporation its 
legal adquarters from one ipality another order ape onerous 
personal property taxes some other handicap. Such shifts are frequently 
unimportant the standpoint the local economy the legal head 
quarters office has slight space personnel needs. The chief economic result 
such moves taxwise. 

Much more significant the case the transfer the corporation’s main 
office headquarters. 

The removal General Foods and Standard-Vacuum from New 
Westchester County and the purchase Union Carbide and Carbon and 
Electric ompany extensive suburban acreages gave rise wide 
spread talk exodus office headquarters during the early fifties. When, 
however, Union Carbide decided 1955 that would construct 
office building Manhattan instead moving the suburbs there was 
thusiastic acclaim what was considered reversed trend. 

the case many smaller companies both plant and office have been 
transferred from city suburban location. There have also been instance: 
reverse trend. For example Colgate-Palmolive Company 
eral executive offices which had been New Jersey and moved new 
building Park Avenue. 

Cargill, Ine., the largest grain trader, moved its top management offices 
the shores Lake Minnetonka outside apolis 1946. Monsanto Chem 
ical and Brown Shoe Company have built suburban offices near St. Louis. 
are various scattered instances suburbanization different parts 
the country, but apparently there has been effort compile complete 


record of such moves. 


Insurance Company Shifts 

Apparently the insurance company that one finds some the 
most striking evidences suburbanization. Frank Taylor and Son, Ine. 
East Orange, New Jersey, real estate and mortgage banker company has 


The New York Times, January 29, 193% 
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found new office locations suburban areas for insurance companies and 
about dozen other corporate offices the postwar period. Forty these 
companies were formerly located Newark. Most them moved East 
Orange. few located other nearby communities. The new arrivals plus 
number previously located offices have made East Orange 
center 

The insurance company exodus was sparked tax saving considerations 
1946 Mr. Harry president Frank Taylor and Son, 
pointed out the officers Colonial Life Insurance Company 
would 3-mill saving the tax rate they moved their home office from 
Jersey City East Orange. The Colonial move was accompanied consid 
erable spontaneous publicity which paved the way for other relocations. 

contrast the insurance company offices that have been moved from 
Newark surrounding communities, Mutual Benefit and Prudential, both 
which have offices Newark, have decided against move. Mutual 
Benefit constructing 14-story building with garage the cen 
ter downtown Newark, plus two other downtown office buildings for lease 
until needed. 

Prudential has projected large office buildings 
cities during the Prudential has set two plants 
ments and claims and has eliminated the need for girls one division. 

New York Life Insurance Company has Automation Records Center near 
Summit, Microfilm records are kept there and the only employees are 
and clerk. 

Improved Risk Mutuals, All-State Insurance Company, and Associated 
ciprocal Exchanges moved Westchester the early fifties. The last named 
company moved back New York few later after selling its 
ban Royal McBee Corporation, Royal type 
writers, which planned move its executive offices Rye. 

the San Francisco area American Insurance Company Newark has 
moved Menlo Park, and Insured Transporters San Leandro and All-State 
Insurance Company has established new office Menlo Park 

available data, appears (1) that the particularly 
the very large companies, are generally being the central business dis 
although some them (Connecticut General, for have moved 
nearby suburbs that there trend suburbanization the branch 
office and that insurance clerical work data 
processing. Since the insurance companies are dependent 
large clerical force and must therefore give serious consideration the avail 
this supply, there question whether the use 
EDP may not remove one the present strong arguments for remaining 


in the downtown area 


It is interesting to note that Mr. Laylor also started the New York City branch 
tore movement by persuading Best & Co. to locate a branch in bast Orange in 192k 
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TAX POLICY 
Connecticut General Life Insurance Building 


The new idquarters office building the Connecticut General Life 


Compan Bloomfield, Connecticut, which was formally dedicated 


September 1957, highly significant office velopment several 
i re pect notably location. architectural beauty. industrial relations. efficieney. 
and acumen, (See illustration front cover.) Much could be, 


and has been. written about it It is regrettable that space Can be found here 
for only a few brief comment 


decision the company move from downtown 280 


icre site five miles outside the city particularh striking when kept 


vho it widely chumed preter downtown locations. The Connecticut Gen 


eral building and ground ire beautiful and offer sO many amenities to 
workers that the has found that its labor turnover has been reduced 
something like per cent since transferred operations April, 1957 
and that for the first time since the war has made its wartime shortages 
workers. estimated that the will save $500,000 per through 


reduction turnover 


Another ubstantial economy that is anticipated vill be in maintenance 


President Frazar Wilde stipulated objective building with 
the nearest thing maintenance costs for and pre ferably vears. 


Ihis objective i kept in mind throughout the entire planning and construc 


riod. course too soon evaluate the results 


most Important aspect the building relates, however, its careful 


design to promot easy work flow in carrying on the company operation 


Since the COMpany needed two kinds of worl space, a large amount for opera 


ye tions that were « Kpect d to increase as the company grew ind a much smaller 
amount for executive operations that were not expected xpand with com 


lavout for the operations much smaller five-story wing for finan 
investment, legal, and executive offices. Some features the 
building addition the partitions the the open 
overhead for and services. The has nplovees 


square foot building will accommodate 3,000 without addition 


el Association of America | irticular igmhicance in this deve lopme rit 


the tandpoint city planning 


\ reat has pulled typ stake mid ithdrawn trom the central 
cil Phis is not a flight from the problems of the city: it is a forthright attack 
on them. [tas not a defeat for the city when looked upon in terms of all its people 
a mid therm lope itis a bold step forward in expressing ho e can and ought to live 
mil work i wa t hor we do 
\ Dramatic Nev Office Building he 
1s 164-69; and “Insurance Sets a Pattern fichitectural Forum, (Septermbe 
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fact our cities are obsolete Communication, transportation 


and education have all improved with the development of our knowledge and ou 


aspirations, but not the With progress all other fronts, the city seems only 
have compounded its congestion, 


not people and their houses that are revolting against the city, 


business and company and this building foremost examples 


of how valid this revolt can be 


Publishers 

Digest, which moved its 1,800 employees New Castle 
County, New York, 1937, was the vanguard this move 
ment. 1951, Time, purchased acres Rye, New York, but 
nounced that this was for future expansion Plans have been announced 
for new $70 million, 47-story Time and Life Building built Rocke 
feller Center. 

Sunset Magazine moved San Francisco Menlo Park, California, 
1951. Van Nostrand Company, approximately 150 moved 
from New York Princeton 1955. 


Professional Firms and Other Groups 

number firms have moved from central cities 
suburban locations, although one seems have collected data this 
point. There has also been evidence of a number of research and other Ol 
ganizations transferring their offices suburban locations. 

The suburban trend has been conspicuous the city Washington 


lation new government office buildings 


Office Centers 

During the postwar period there has been marked tendency develop 
functional nuclei, such shopping centers, research centers, industrial parks 
The movement has extended itself office: 


Don Casto developer of suburban hopping centers, plans $10,000,000 offices 
center five and one-half miles from the heart of Columbus, Ohio, according to. the 


current issue Architectural Forum 


Ihe development will cover sixty acres and will include forty-five one-story and 
two-story office buildings, hotel and recreation center. with ample parking pac 
Rental for the projected offices is estimated as low as Se.50 a quare foot, Phe project 
will take five years to complete, Mir. Casto expects the office Community to appeal 
to Companies needing office pace complemented by ample room play torayve 
and even light manutacturing, which they will be able to consolidate 

Connecticut General sponsored a two-day symposium in the auditorium of it 
building on Ihe New Highways: Challenge to the Metropolitan Region is a pre 
lude to the formal dedication. Lhe above quotations are from remark made by Mi 
Rouse, who was one of the panelists participating in thre Mpostunm Phe writer had 
the privilege attending this stimulating conference one guest 
I hie program was arranged by an Advisory Committee under the chairman hip of 
Miles Colean, Consulting Economist 

Richard B. Lyman Suburban Office ‘City’ Is) Ne Drend New York Herald 


Tribune, April 21, 
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Office centers are being planned conjunction with regional shopping 
centers and parks For example Victor that: “For 
two other cities are planning suburban regional office centers. 
employing for them the same principle for the and health cen 
ters regional office center being planned adjoining Northland Shop 
ping Center outside Detroit. 

entire office building center, with 700,000 square feet, planned 
Long Island, Webb Knapp. shopping center and 


industrial park are also located there. 


Office Suburbanization the San Francisco Area 

The rsity California Bureau Business and Economic Research has 
published study office location trends the San Fran 
cisco Bay Area. The study revealed that for the past quarter century the 
proportion top administrative offices central San Francisco has dropped 
from per cent per cent all such offices the Bay Area, and that 
the percentage such offices located least one peak-hour travel time 
auto from downtown San Francisco has from per cent 
per cent. Moreover, “In the last half-dozen years the San Francisco admin 
istrative core has not only relative loss but also absolute loss 
the number top offices the surveyed Nevertheless. 

spite some suburbanization, heavy concentration top 
fices remains in San Francisco's central area. Seventeen per cent of all Bay Area Lop 
offices are the San Francisco financial-office district, termed the Bay Area admin 


istrative for purposes this study district comprises about full blocks 


and others nearly (48.5 per cent) the top 


tive surveyed are central San Francisco. All told, San Francisco contains 


percent the Bay top offices defined this survey 
Two important qualifications must kept mind evaluating this data. 
the figures relate the number offices and not consider the square 


feet office space occupied, 


One unpublished that has compared the first-cla office 
pace San Francisco, Oakland, and San Jose concluded that nearly percent 
the space (or 12.5 million square feet) was 
lion square feet) was Oakland, and percent feet) was San 


Jose. report also showed that over percent the new downtown 
first-class office space for these same three cities since 1946 was located 
with only about percent and none downtown 
Stanley Evans, “Postwar San Francisco’s Dominance Office Space 
the Bay Department City and Regional Planning, University California 


December 1955. 


Victor Gruen, “Urban Renewal,” Appratsal Journal, 1956), 

Donald 1 boley The Suburbanization of Administrative Offices in the San 
Research Report 10, Berkeley: University California, Bureau 
Business and Research, Real Estate Research Program, 1957 
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Second, should noted that this study relates only the offices busi- 
ness industrial firms with average employment exceeding per 
sons. Firms, such law offices, brokerage firms, that are typically small 
but that collectively utilize important blocks office space were not included. 

was found that the top offices located suburban areas during this period 
“were almost attached nonoffice facilities, such 


warehouses, transportation terminals.” 


the Bay Area the prospects major outward movement important 
detached headquarters offices, some circles several years ago, has, for the 
time being least, not been realized. 

The central portions the Bay Area (namely, central San Francisco, central 
and northwestern Oakland, Berkeley, and Emeryville) retained striking con 
centration administrative offices. About percent all Bay Area top 
lie within this central area, percent are concentrated central San Francisco, and 
about percent are clustered within the San Francisco financial-office-district core 
(Figures that reflected weighting for size office show even 


greater concentrations these respective central 


The author states that distinction between detached and attached 
fices undoubtedly the most important single factor related central versus 
suburban location that was identified the detached office one 
that not located within one block nonoffice establishment the same 


company. 
The author offers the following predictions: 


San Francisco’s downtown district and the larger central area 
expected retain their predominant office concentrations for least another two 
decades. central San Francisco the concentration detached offices 
normally constitute that will remain strong. 
tion the regional transit system could contribute strength 
Other transportation, parking, and amenity problems must also faced 
prevent undue congestion and 

Nevertheless, the role the metropolitan core types 
attracts may expected continue change 

For some time come the metropolitan center will continue unique 
advantages the form external economies, because the impressive clustering 
business services, topflight executives, and influential leaders 
and the accessibility the downtown center the entire region 
But the suburbanization entire clusters services, top offices, and trans 
portation and communication foci also possible, and this takes place will 
lessen the relative advantage the metropolitan 

and prestige may expected remain the side the metro 
politan center the near future, although critical shifts may 
way. The long view should include metropolitan 
structure with many strong subcenters, among which several will compete effective 
some suburban retail shopping centers the “Miracle type, and may, 
due course, expected true office districts sectors 
also probable that main administrative offices will increasingly dis 


tributed among various existing prospective subcenters within the metropolitan 
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region upplementing offices in the metropolitan core Correspondingly there 
is likely to be a shift from the pattern of preponderant concentration in down 
town San Francisco system regional centers 

can also expected that growing number offices 
ill be situated in relatively isolated locations within the metropolitan area I his 
is most likely for those offices attached to production or nonoffice facilities I hie 
emerging locational criteria for these facilities and their attached offices include 
a general accessibility to the metropolitan area and its centers, but not neces 
a location within a compact subcentes 

changes in COM in transportation and on paperwork processing itt 
creased experimentation by firms in the organization of office work and the loca- 
tion offices may anticipated. trends continue, systems 
may developed which firm divides selected office functions among separate 
offices different locations within given metropolitan some offices 
uch the headquarters office the sales office, may centrally located, while 
processing may located noncentral sites 

. Ihere is every indication that suburban communities that afford high quality 
school shopping, recreation, and progres 
ively for future development will become more attractive for offices than will 
uburbs lacking these facilities 

The future roles public and leaders, and the public policies that are 

summary, the existing physical framework region 


with the tremendous investment it represents, together with the accessibility cri 


teria Which this framework has sought to satisfy, will not undergo immediate rev 
olutionary change. Existing patterns and contemporary ongoing trends will exert 


strong influence for the next years. Nevertheless, tremendous 


predictable changes may well making. Suburbanward trends which are 
only now emerging may, turn, form the base phases 
oft change eg., the 1gko0 to 2000 pattern) may be expected to evolve. Unfortu 
nately, long-range changes, for which predictions would be most welcome, are the 


most unpredictable 


The findings the San Francisco study appear striking harmony with 
scattered observations emanating from widely divergent sources in other CeO 
graphical areas. Although strictly comparable study has not been made for 
the New York metropolitan area, the data that are available similar 


conclusions. 
CHARACTERISTICS 


Office buildings constructed during the postwar period exhibit 
new with pect building techniques and materials, and architecture, 
fice Jayout, and Many these new developments affect, are 


affected’ by, location. 


Building and Materials 


The business-financial cores our urban 
centers could not have come into existence without the steel construction and 
elevators deve loped about ago which make the 


feasible. There currently new wave innovations. 
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THE PLANT, THE OFFICE, AND THE CITY 
Before steel construction frames were utilized walls were support 


the building. Currently the exterior wall only lightweight sheathing 


aluminum, glass, porcelain, stainless steel, bronze, some other material. 


structures 

the curtain wall major technical advance because the large forces 
has set loose two directions. beginning thrust part 
lems; pushing forward fast assembly-line techniques the building proper 


replacing laborious bit-by-bit manufacture walls the 


further development under way architects and engineers 
with the problem getting the now bulging utilities apparatus modern 
buildings into more compact, efficient and functional wall structures for the 


Lighting, heating, and cooling apparatus 
are being integrated wall panel structures. 

Another building innovation, pioneered Frank Lloyd Wright the 
tional Insurance Company project 1924 and later the Johnson Wax Tower 
the hollow mast which air ducts, elevators, washrooms, and pipe shafts 
are carried and which also supports the building, thereby obviating 
cessity columns which would obstruct office space. 

“Seven floors will cantilevered out from central utility stem 
fice building designed Rufus Nims the Coconut Grove section 
developed mechanical 

particularly striking office deve lopment the one projec ted Chase Man 
hattan Bank for the ultra-congested financial district lower Manhattan. The 
project will cover blocks plus the intervening street. The present 
building covers one-third the southern block. massive 60-story tower with 
out setbacks the northern block will per cent the entire two 
block area. After donating the city sufficient space for street widening around 
the entire developme nt, the remainder the area will constitute 

The sub plaza area will utilized the bank for various rations. 
building has been designed with projecting order most 
the inside and flexible space which could 
the use the vet unknown machines that will utilized for banking 
poses the future. 

Controlled environment another technical pect new deve 


Given the environmental factor to be controlled nether it te tit i 


i \ New \pproach to kabrication fichitectural be Janua 1957 
See also. Francis Bello Architecture New Technology hortune March 1957, Pp 
127-30 
Thid p. 
{rcohitectural Forun Ju 1457 
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Courtesy of the Chase Manhattan Bay 

CHASE MANHATTAN BANK BUILDING, NEW YORK 

rol (ow M 


ture, humidity, noise-level, light volume, brightness-contrast or whatever—there ex 


device measure and second set action third control it. fact 


hardly any set environmental conditions can now imagined which 


technical ability control environment this way may not exert 


positive influence attraction particular site, but overcome nat 


ural environment factors that would deter the location office headquarters 


Communities. 
The integration solar energy and the heat pump principle give the Sim 
mons Building Albuquerque, New Mexico, year-round air conditioning 


new developments roofs (suspension roofs, shells con 


crete Space frames geodesic bubbles, and fr imeless balloons ) are more Con 
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spicuous other types structures than office buildings, although there are 
beginning few instances new types roof structures for office 
buildings. 

Architect Victor Alfred Lundy has designed office building with winged 
roof for Sarasota developers. has series inverted light steel trusses 
top light steel columns. The trusses, doors, and windows are edged with 
aluminum. The trusses are floated glass above office front 
black cast 

Technological advance materials goes hand hand with the struc 
tural techniques. 


Man finally free from the limitations few materials, laboriously won over the 
centuries and used much the same forms nature first presented them 


full import this chemical new materials only beginning 
understood 


revolution has been slow penetrate the building industry for reasons quite 


apart from the traditional inertia that industry, which case 


probably unique feature the rotating cocktail lounge which planned 
top the 17-story, 170,000 square foot Honolulu Tower planned for down 
town Honolulu. The lounge will complete one per hour 
permit changing views the Pacific Ocean and the city. The exterior the 
building will highlighted aluminum sun shields which will 
revolve with the passage the sun and will keep the interior free direct 
sunlight. 

There are some striking examples the use new materials office build 
ing construction, and can seen from the following illustrations many 
them are combined with the use striking color arrangements. 

The 45-story, 1.6 million square foot Socony Mobil Building East 42nd 
Street, New York, the world’s first skyscraper sheathed stainless 
steel. Seagram’s Park Avenue, New York, will gray glass bronze 
setting. This will the first time bronze has been used sheathe building. 
The Alcoa building Pittsburgh represents pioneering use aluminum 
primary building material. 

Gold-colored aluminum will used the 34-story office building 
constructed Lexington Avenue and Street, New York, Sam Minskoff 
Sons, builders and realty investors. 

Corning Office Building the Glass Center Corning, York, 
black opaque glass set black anodized aluminum grid. has blue heat 
absorbent plate glass curtain wall. The Corning Building New York will 
be a 28-story glass tower which “will carry the use of glass further than in 

office building 685 Third Avenue, New York, will have 
terior walls carbon steel. planned for site 


“The Lively Roofs Victor Lundy Forum, 1957 
New \pproach to Materials fichiatectural Forur CVI Januar 
Architectural Forws November, 1950 24 
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where Hall now stands will have steel 
panels faced with red porcelain enamel. 

The First Security Bank Building Salt Lake City rust-colored, gray 
and off-white porcelain panels. 

black granite set stainless steel grid. 

eight-story Milliken Building New textile area will sheathed 
three sides white Georgia marble above granite base and will have 
gray glass spandrels front. 

national conference plastics October, 1954, was announced that 
the chemical industry was prepared put its resources 


make direct entry into building markets. 


Architecture, Office Layout, and Landscaping 

Architects are taking advantage the new materials and the new building 
techniques and are striving give beauty and symbolism the struc 
tures and relate them landscape cityscape which they are 
part, well devise buildings that represent the maximum 

the latter standpoint the interior the building gets 
sometimes preliminary consideration. layout expertise 
has arisen. The layout expert may may not The high cost 
space the ultra modern building the most expensive urban sites make 
imperative that maximum value received from every square 

“Don't talk costs esthetics with me, talk efficiency,” says Gad, 
rector the Office Planning Division Shaw-Walker. “If can something 
save 10% efficiency, the company gets its building free ten years. 

Operatorless elevators, air-conditioning, and 
fluorescent lighting are some outstanding the new office 

interior steel wall has been developed which “will permit 
rearrange their room layout overnight without disrupting business.” 
ing used the building under construction 666 Filth Avenue between 
52nd and 53rd Streets. The wall said take only one-sixth one-tenth 
much time install standard gypsum block partitions. 
three inches thick instead the customary five-inch plaster wall, thus giving 
building. 

Landscaping important feature many the new projects. The beau 
tifil grounds accompanying the suburban projec ts may be acc pte das a matter 
plazas and fountains setting for office towers the most expensive site 
congested urban areas. 

Superfic ially may seem paradoxical that when builders are putting sup 


port columns on the exterior to conserve space and are reducing the mumber 


Who Gets What Office Irehitectural Forum, CVI kebruars 1957 20) 
George Bailey, op. cit., pp. 
The New York Time February 3, 1957 September 15. 1957 
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square feet allotted they should utilize some their 
pensive site for land caping When viewed with more penetrating realism, 
appears canny bit planning. Aside from the physical and 
piritual values involved, well-planned little oasis the masonry has 
magical effect the conservation real estate values. 

This new trend was started the thirties Rockefeller Center New 
York with its central square, skating rink, fountain, and flower beds. was 
picked Lever House the postwar period which set its house 
stilts with esplanade underneath and around it. court and fountains are 
being planned for the new building across from Lever House. The 
plaza will have pink granite flooring, green Italian marble benches, two 
pools statuary, and weeping beeches. The Astor building will have 
court and Corning landscaped plaza with sunken garden and pool. Chase 
Manhattan will have acre plaza with sunken pool. Skyscrapers are 
being built around park Golden Triangle. 

Lewis Professor City Planning, University Pennsylvania, 


offers some penetrating Comments some the recent new office structures. 


Board of Transportation offices, Brooklyn, N. Y., Architects: William I Haugaard 
and Andrew 

Luckily, structure this area, finished last year, has already set the right 
precedent for modern office building, and hopeful that its sobriety and 
tation’s new offices, a building that is well conceived, straightforward in design, well 
lighted, practical, 

short, this seems the very model office building. Not 


power: group offices arranged for the efficient dispatch 


Lever House, New York, Architects: Skidmore, Ownings & Merrill 


People acted this was the cighth wonder the world, this house 
approached through open forecourt that paneled with glistening marble 
punctuated encased stainless steel, and embellished vast bed 
lowers touch elegance against greenish-blue windows 
bluish green spandrels of the glassy building that rises above it—a weeping willow 
tree 

In many way this popular curiosity which in a sense is also popular judgment, 

Lever House building outstanding qualities, mechanical, aesthetic 
human, and breaks with traditional office buildings two remarkable respects 
it has been designed not for maximum rentability but for maximum efficiency in the 
dispatch business, and has used the full all the means now available for 
making building comfortable, gracious, and handsome 

the building itself showcase and its very avoid 
ance of vulgar forms of publicity it has become one of the most valuable pieces of 
advertising a big commercial enterprise could conceive 

Lever House the first the new office buildings, which the human needs 
and purposes modify cold calculations profit and nullify any urge tower above 


rival buildings. Lever House, quality space takes precedence over mere 


Mumford, From the Ground Up, New York: Harcourt, Brace and Com 
pany, 19560, pp. 144, 145 


52 Jbhid., pp. 156, 157 163 
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Manufacturers Trust New York, Architects: Skidmore, Ownings Merrill 


tional thinking and humane are capable producing today 
symbol the world, this structure almost expression. The 
inner space and outer space, the fact that the principal 
the building are visible from the outside those supermarket, that the same 
freedom of space and light has been provided in every part of the structure, thus 
giving the executive officers, the the clients the same architectural background 


this surely reflects the economic, the social, and the aesthetic principles 


modern business world their best 


SIGNIFICANCE OFFICE BUILDING FOR THE 


The office building important aspect the downtown city 


fects the economy the city various 


Land Values 


The tremendous wave office building construction 
the lesser waves other central city areas are not resulting 
real estate boom. Skyscrapers dominate the skyline but actually 
they cover relatively little the area. only the suburbs that 
find any tendency make generous use land for office building 

The specific sites utilized for major office buildings and retailing do, how 
ever, represent the cream values. Also, land which thought offer 
potential sites for such structures likewise highly valued. 
total actual sites and those which have reasonable ntiality constitute 


exceedingly small percentage any acreage. 


\lthough pressure for too liberal business zoning still Comes misguided 
or overoptimistic property owners, it has long been evident that there ts an optimum 
amount space that can absorbed commercial uses for 
overzoning of business land is detrimental in many ways. First, it has created this surplus 
supply the assumption that would ultimately 
has depressed property values for owners less strategic 
this has weakened the tax structure the But equally important, overzoning has 
the effect of stertlizing large areas that otherwise might have been developed for sore 
other use 


That the current office building boom not resulting any general land 


price boom the cities indicated the following quotations. 


Within the old business districts most cities, land prices show either change 
from 1947 only slight rise, when measured the constant dollars the consumer 
price index. some cities there have been absolute declines; all, prices, 
constant dollars, are still well below the peaks the twenties 

Where the business district has shifted onto new land—a gradual process, but one 
which seems have gone hand hand with over-all trend toward consolidation 


many new use has created pockets where land prices are much 


pp. 
4 Harland Jartholomew op cil pp {0 17 See also Bartholomew quotation on 
page 4 of this article 
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over pockets are small, however, far than the busi 
ie district hich itself takes le than 1% of the area of the largest cities 
In all the citi urveyed, this pattern of poke ts of boom amid areas of price stagna 
i 1 COMMON Oe 
} No other city has had anything to approach the office building boom of New York 
i the postwar era But though land prices have doubled in parts of Manhattan 
{ the gains have not held up for the city as a whole. FORUM 's estimate its that land 
srices for all five boroughs are now about 100 below 1447 when adjusted to constant 
dollar 
midtown Manhattan, where despite strong centralizing 
md oa demand for space that is unique in the country, the price of prime sites is 
till well beneath the levels the twenties. Rents have 
ivation rates are unchanged from 90 years ago. The squeeze of rising Construction 


and operating cost has had to come out of something, and that something has 


been land 


thirty year assessed valuation New York City land 
increased by approximately from $5,000,000,000 Lo $7,800,000 000 It is ob 
that this increase way parallels the inflationary trend our economy over 
when can assume that 1955 assessment ratios are least high those 1925 

there has been overall decrease land value 

can stated general principle that true increases land value have been 
recorded almost exclusively in those areas where there has been a change in the 


clistrict even prime locations—-the trend in’ true land value has been 


residential 


dow 


ward for three decade 


Phe New York City Department City Planning finds that there has been 


marked shift type New York City “from man 


200 workers 1943 2,558,000 1955, trend line with long-term 
national and New York City shift from manufacturing service trades and 


other non-factory activities There has been pronounced 


retail 


growth and employment specialization Manhattan south Goth 
Street raises problems of density, transportation, and the public services, which must 
be considered in light of the forward sweep of that area’s growth. Within the spac 
of five or six blocks, several new office buildings can employ an additional eight to 
ten thousand white-collar workers and generate daily movement 
others such clients, salesmen, service workers, pressure 
nearby shopping, rapid) transit and bus lines becomes enormous and directly affects 


the level efficiency large areas the Central Business District 


Fowarts Land I Strange Case of the City 
CVI March, 1957), 13 

James Felt Company, Bulletin, March 22, 

Employment Changes in’ New York City Bulletin New York City Depart 
ment City April, 1956, 
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\ssuming average 125 square feet floor space per worker, the 
may gain about 14.000 office workers by virtue of approximately 1 


Tract 


fect 


new office building construction between 


were possible trace the movements within the Central Busine 


District to the point where vacated Space remains on the market tor a considerable 


length of time, it is likely that many of these vacancies would appear in the olde 


loft and manufacturing areas the districts where change land 


use and economic functions of some magnitude is currently taking place. Some of 


these areas are probably experiencing an employment loss. but when balanced against 


the gains elsewhere in the District, the possibilities by 1g70 are firm for a continuing 


high level of employment in Manhattan below Goth Street. Almost without excey 


tion any significant change in mployment volume, omposition and location im th 


Central Business District bound have profound effect the City 


Currently more than the country’s Corporations have 


branch offices in the Central Busine District. In this District there 1 i demand 


for the highest quality office space. recent years many large firms which 


maintained small branches the City have moved their entire central organization 


into new office buildings erected wholly or in mayor part for them exclusive use \ 


desire centralize under one roof branches scattered 


outside of the District 


and the need for modern facilities are other reasons additional 


ng OF contemplating moving into the area 


Population 


debatable whether this inerease employment the 
central business district population trends. White-collar workers 


have always seemed particularly vulnerable the commuting urge 


marked trend toward suburbanization large offices were develop 
might contribute the outward push the population but question 
able whether the spate new office buildings other 
cities will retrieve any exurbanites 


Despite the tremendous amount office construction and the increasingly 


New York City is Ie sing rat her than Gaining i population as city officials 


have just learned the expense much financial cost and chagrin 

Feeling confident that the New York City popul ition 
tantially since the 1950 census, New York had the Census 
dertake special census the April, 1957, cost $1.5 million. 


purpose was enable the city collect additional per capita state aid 
the increased population the dismay city officials the count showed 
that New York lost appre person instead 
125,000 anticipated 
Wage earners particularly have repeatedly demon 


strated that will travel long distances and iderable com 
muting hardship order find homes that conform more nearly their 


desires 
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Effect Other Business Enterprises 


Although the sky office building rests modest base the 
standpoint acreage, throws long shadow across the city. 

Numerous enterprises must cater the needs the companies and 
employees occupying these quarters. Office supply machine 
outlets duplicating firms, accountants, lawyers public relations and advertis 
ing agencies, and banks are some the services office 
operations. The demand for convenient locations for these subsidiary enter 
prises will contribute real estate values and the tax base. 

facilities are one the more obvious the employees. 
The “where eat?” problem has always been difficult one for workers 
in the skyscraper sections of New York. Each new building compounds this 
For example, the Socony-Mobil building has added 
persons the crowded Grand Central area. Socony has provided large 
cafeteria the basement for its over 2,500 employees, but 5,500 other 
persons must compete the already crowded restaurant facilities the area 

There seems little reason doubt that the new office buildings 
inmates will help maintain the vitality downtown shopping areas. Noon 
hour shopping the office worker. 

Moreover, like attracts like. Insurance companies located close together will 
attract other insurance and financial institutions, 
houses, and various other groups will likewise. What gives rise this 
ing tendency? “Misery loves company,” prominent realtor observes facetiously 

“When get the first company industry, soon get the rest,” 
ports gleeful real estate man the metals people. one them 
moves into the right spot gets evervbody who can spell the 
rest have follow.” 

Various transportation services, both public are 


the office buildings occupants, 


and City Planning 


connection with traffic and city planning that the downtown office 
building poses some the most critical problems. Streets facili 
ties the crowded downtown areas—and true Man 
hattan—are inadequate handle the burdens thrust upon them the giant 
buildings. 


Ihe frantic effort to crowd the central district of Manhattan with enough tall of 
fice buildings to make traffic a permanent tangle is rapidly approaching complete 
uccess. Already, after ten in the morning, a reasonably healthy pedestrian can get 
across town faster than the most skillful taxi-driver All this may persuade OMmeon 
in authority to suggest turning the midtown district into a vast) pedestrian mall 
closed to private vehicles during the day, as some of the marrow streets in the finan 
cial district are nov Unfortunately, the load of pedestrians has likewise become 
heavy, not merely at the lunch hour or during Christmas shopping but 


The New York Tare December 930, 19456 
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the day, that the walker frequently slowed down the exhausting creep the 
car the bus. One would think that this situation might cause some serious thought 
among the bankers and investors and business enterprisers who have 
this congestion, with the sanction the zoning 
midtown business building were halt for dozen years did halt 
most completely from 1933 1947), that would hardly give time enough 
the congestion that already for most the plans for improving 
they seem the product sleepwalkers who have never 
city day. would take great mind indeed decide which set 
more irrational—the people who are piling high structures overcrowded 
business districts our cities, the people who are creating 


ways that dump more traffic into them. 


Despite considerable skirmishing here and there truly frontal attack 
the difficulties the modern city has yet made. Perhaps one the 
difficulties that except for few the more 
chiefly city planners, most persons are visualizing the future city terms 
the past, and moreover, retrospect can see that much that was done 
the past was the nature palliatives rather than logical adaptation 
developing pattern economic and social life. 

City planners have protested against some these developments. 
letter the Editor The New York Times, Henry Fagin, President, New 
York-Philadelphia Chapter American Institute Planners, said: 


begin wonder which new building will the one play the part 
the straw that broke the camel's bach 
plight human beings forced daily endure the rush-hour and 
ubways near Radio City, and the congestion 
represent not vitality and growth, but the seeds self-destruction 
People are rightly concerned about city tax revenues; this factor 
considered, but full context. larger building, the more taxes 


last building but of the whole area.” 


Victor Gruen, who designed the large shopping centers North 
land outside Detroit and Southdale outside Minneapolis, and has also planned 
for the redevelopment the Fort Worth downtown area, advocates 
pattern planning based the human being rather than pattern 


based the street roadway. 


hach basic unit in this entire cluster system-—-whether primarily residential or in 
dustrial or commercial-—is based on the measuring stick of the walking distance ac 
ceptable for its specific conditions and purposes. This is what is meant by the human 


being Each unit held definite shape its own centripetal force 


Not only these basic pedestrian-size clusters, but also the cluster groupings and 


constellations of groupings are defined) and separated by neutral open areas which 
erve many purpose Some are used for recreational park some. for sport some for 
agriculture gardens, orchards, fields 

neutral areas also give the opportunity arranging rationally such com 


Lewis Mumtord op. cl p. 201 
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“a railroad track automobile freeways. trucking expres roads and up 
ibaove iitlime aim right By a combined radial and circular system they will connect 
‘ ter in some cases encircle cluster in other case partly penetrate mto clusters 

in no case ill they cut through or enter into the protected yone of human 


revenue significance trends office location will vary according 
local pattern Property taxes will enhanced some extent 
increase land values specific site areas, but even more the value 
the buildings communities where personal property taxed 
there will further increase revenues. The increased 
ulting from the location large office will the revenues from 
city income tax. The effect city sales tax vields pronounced 
since the noontime shopper who lives outside the city can have purchases 
delivered, thereby escaping the tax. Other lesser types revenue producers 
vill probably affected. 

Office buildings constitute the second largest category taxable real estate 
Manhattan approximately per cent the total assessed 
valuation for the Borough. For New York City whole, however, they rep 
resent only cent assessed valuation. When office and buildings 
they constitute somewhat more than third the total 
exceed the valuation residential property Manahattan 

Since the prewar year property has 
per cent per cent and factories from per cent 
and office and loft buildings combined have increased from 29.7 per cent 
per cent Manhattan. During this period the sites office buildings 
increased only from $772 million $569 million 12.6 per cent, whereas 
the value office buildings increased trom $687 million $820 million, 
19.5 per cent. Since Manhattan not city itself, but rather the con 
centrated core large metropolis the high ratio office building valuation 


CCTs probable that in most cities the LO pel cent New York City ratio 
vould 


Ql 


more likely, 


SIGNIFICANCE 


FOR SUBURBS 


Suburban 
that the offices will constitute tax bonanza 
The Reader's Divest which moved trom New York to the Town of New 


Castle Westchester County 1937, the suburban ideal 


enterprise The Digest assessed $1.5 million and 
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TAX POLICY 


The new Standard-Vacuum Oil Company building Harrison, New York, 
pays $200,000 taxes. 

Other communities Westchester County and Long Island, New York, and 
northeastern New Jersey are actively baiting industrial preter 
ably office buildings, research laboratories, and warehouses. 

Some suburban communities, however, have put stiff fight against any 
industrial encroachments, even beautifully landscaped attractively designed 
office building. The Town Rye, New York, cold-shouldered the proposed 
Standard-Vacuum building, but after was erected Harrison 
they rezoned the tract that could used for such enterprise. Darien 
Connecticut, currently fighting against any intrusion either light indus 
try offices. The town planning administrator claims that use 
vacant land office site would increase the tax the land $14,500 
and that million building were erected it, the town 
$44,000 more taxes. These claims are disputed group homeowners. 

study the potential impact proposed office building develop 
ment town Westchester County with population about 5,000 and 
total assessment about $20 million, was concluded that minimum 
development one with building 435,600 square feet, 
would have noticeable school enrollment, would 
preciable traffic difficulties, would have negligible impact town costs, and 
would decrease taxes slightly. 

maximum development office buildings, with total 
mately square feet, would increase school about 
increase town costs over one-fourth, but would substantially decrease the 
tax rate spite the 

other sections the country suburban communities also show divided 
attitude toward office locations within their borders, with the more exclusive 
communities, segments community, bar them, while vigorous 


efforts are being made by others to attract them. 


for certain specific Bay Area suburban communities the issue of hether ad 
ministrative offices should be encouraged to locate in the community has already a 
umed dimension Menlo Park and Palo Alto promoting 
special administrative office district In contrast, Orinda, a residential suburb east of 
Oakland, has been in the midst of a bitter dispute over whether even one admini 
trative office should be admitted. Increasingly, suburban community We attempting 
to assess” the relative advantages and disadvantages of having large office ithin 


William Longgood Surrounded Darien Fights On New York W / 
ind Sun, July 
Frederick P. Clark Buildings in the Suburbs Land, July \ugust 


Donald Foley, op. cit \ footnote on page 24 of this stue tate Studies 
under way in the Real Estate Research Program at the University of California by 
Julius Margolis indicate that there are significant tax differentials among comununt 


ties but that low tax rates are as likely to be found in suburban dormitory commus 
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THE PLANT, THE OFFICE, AND THE CITY 

There quality concerning the claim that some com 
munities are deliberately extending tax favors industries order 
duce them shift plants and offices from neighboring location within the 
same general area. What tax baits are the communities offering? 
aboveboard under the table? the former category would the lure 
sound fiscal policies, efficient and economical government, and taxes that were 
low relation the services provided. 

For example, Charles Hopkins, County Executive Westchester County, 


has stated that the county’s pay-as-you-go polic for everything, exce sewers, 


exceptional lure large corporations moving central offices the 


Or, are they offers underassessment the new projects? frequently 
claimed that such offers are made order induce industry shift 
nearby governmental unit, but due the nature the case specific data are 


hard obtain. 


There are many unanswered questions relating the future trends 
fice building location. The lack information concerning future trends 
tensifies the difficulty meeting the challenge the office building. 


Future location trends will depend upon such things 


Further expansion industry with corresponding expansion office activi 
ties and establishment more 

2. Decisions of corporate management to set up detached headquarters offices 
and continuing decentralization manufacturing plants 
trend detached offices has been observed both Francisco and New 
York, and both places has been noted that the detached office more likely 
located the central business district, whereas the office attached manu 
facturing plant some activity the company being increasingly 
fringe areas 

4. Suburbanization of specific types of offices, such as insurance and publi hing 
companies, nonprofit, organizations research enterprises and various types of pro 
fessional offices 

j. Perhaps the biggest question of all relates to automation. As the machine 
tends to replace the office worker, what then? It is too soon to see the pattern of 
what is emerging, but there seems to be no reason to doubt that changes are in 


the process of being made that will affect the patterns of office location 


The Business Future 


Underlving all other considerations will that the condition the econ 
omy. the future one continuing prosperity expan 
so, various unknowns will come rapidly 

the other hand, there should business stagnation recession 
there would tend maintenance the status quo pect 
fice location since by and large office ope rations would probably tay where 


they are, except that there might shrinkage the utilization office 


>The New York Tiiies, November 
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TAX 
pace and the lessened demand would create vacancic as was true during 
Whatever qualms have been few vears ago—and some 


New York that tool place the twenties thirties appeal have been 


ipated from pronouncements emanating real 


tate office pace being quickly and rentals are 

Hs teady Also. the vacancy rate in the old buildings is low, although it is ad 
mitted that the rate sufficient permit bargaining 

Not only New York, but also throughout the country there seems 

continuing demand for office National Association Real Estate 

Boards reports the basis survey covering 227 cities that more 

than half the communities the vacancy rate was per le: and 


Viice of office burldings in prime cle ntown location ere iid to be unchanged 
from the level of a year ago in OR per cent of the area hile higher price prevailed h 
| in percent 
4 Although the price level for retail propertse Wi reported unchanged from that 4 
Of most area te er transter were found to be taking place in downtown 
location lhere wa nd to ivnificantly more activi in Outhving sections, however 
| onl in rental ol ile price found b thre cre for 
tore in Older building or in econdary location 
Management poli with rm pect to office location are Con iderably more 
t obscure than with re pect to plant location. For example such obvious factors 
raw materials and markets not appear Importance Labor 
till major consideration, although there directly conflicting testimony 
uburb fringe area cover wide range from 
rural ared Generalizations are, therefore, largely mean 
if A host of other considerations come into play in the selection of an. office 
location. there many types office management, records 
branch, sales sional, and Somewhat different considerations will 
ipplhy with re pect to each 
Suburbanization Miscellaneous Offices 
information available concerning the Jocation trends 
types offices and much the data evidences conflicting trend 
Automation 
One the larger unanswered question relating office 


the future relates the effect data processing location. The 
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THE PLANT, THE OFFICE, AND THE CITY 


field still too new and the trends too conflicting permit 
dict with assurance concerning the probable impact the city. 

The first large-scale electronic computer process business office data was 
delivered General Major Appliance Division Appliance 


Kentucky, January, 1954. was Univae made Remington Rand 


computers more than Soo machines that cost Ss00,000 (medium nied 


about 250 selling for less than (small) are 


These compute rs fall into two cate VOrIeSs those for processing office pape 
work (payroll data, sales records, ete and those ass mbling information of 
divers kinds facilitate management decisions. The machines speed 
office operations and also make possible carry the same amount 
fice work with fewer second machines synthesize data 
decisions are based the top management level 

rapidly burgeoning market for indicated some writers 


Computers moreover, are not merely vgettine bigger and better they also are 


growing smaller and increasingly useful. Amone the fastest selling product inn thee 


industry today are jobs designed for medtumesized concern 

sinaller computers are being ma produced to u Valiet ol jobs in thie 
| 

factories, warehouses department stores, and even aboard ship 


hlectronic data processing, in short, is rapidly becoming a and 


business approximately million worth such equipment was sold 
science and this the figure slated all accounts, 
production rate million soon will reached, satisty 
Llectronu magazine puts the market for compute tant, medium sized, and small 


at no less than Siro billion 


The impact electronic data processing location depend 


the answers the following questions 


| Will the increasing use of rental computers draw medium- and small 
sized office operations the cities suburban office centers industrial 
parks? The answer may The probably the 
whether areas make rental the machine 
feasible. 

leasing data processing equipment medium 
and small business concerns is already taking place to some extent. The In 
ternational Busine Machine Corporation has Data Processing Center 


Madison Avenue where 


complete facilities for problem solving are offered to all comers on an hourl 

charge basis crew from other tim OF iter 
trained there mado oa contimuimg display presented of the varied incl remarkalole 
feats the robot thinkers can perform 

William B. Harris Phe Astonishing Compute / June 1957, Pp. 1 

| Richard Elliott J) Payoll in Computes iy 

Ne Your Siate Commerce Re eu Septem ( 
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TAX POLICY 


Remington Rand Division has Service Center 315 Fourth 
New York, where the use giant computers hour can 
be obtained.” 

The electronic data processing centers are not confined the big centers, 
howe Ver Westbury Industrial Park On Long Island will have such a center 


made available tenants for use rative basis. 


It is expected to etlect considerable savings for the tenants in bookkeeping and 


accounting. Phey will also be able to use the electronic brain to obtain analyses oft 
price triucture handle payrolls and inventory controls, calculate cheduling and 
machine loading, and develop quality control statistics 

Phe builders have found that electronic equipment of this sort is a luxury that 
an individual enterprise of the size contemplated at the Westbury Industrial Park 
cannot usually buy and maintain. However, when group 
rents these facilities jointly, each can the benefits reduced overhead 


) 


Will the inereasing use large corporations result 
drawing together office operations and ill this centraliza 
tion New York and other large cities recognized management centers, 
will some vast suburban office? 

the evidence conflicting. 

Sylvania Electric Products, Inc., has located central data processing sta 
tion for all its operations amillus, New York, and “recasting its entire 
range clerical activities order use the electronic data processor 
fullest advantage. has worked out with Western Union “12,000 
mile network leased wire circuits, through which major company 


stallations are linked Camillus. 


Sylvania will preserve decentralized management. It will not even establish any of 
fice at Camillus beyond those needed for the immediate functioning of the centel 
forecast degree acceptance new product, for the will apply 
whatever formula the sales department stipulates, and will enter the facts the sales 
provides 

But clerical Operations themselves will be centralized to a large degree All ac 
counting and analytical functions for the entire Sylvania operation will be centered 
at Camillus, as will all volume clerical operations 

Thus, Sylvania represents the automatic office in its) classi aspect Management 


remains 


great mass of clerical functions that once were decen 
tralized with management, that every department had its own complete clerical 
taff, now begin to return to a central point. Phere all the mayor clerical needs of 
the company can be met 

There is instant communication between data originating center, data processing 
center, and headquarter his speed of communication, and the tremendous speed 
at which data can be proc sed within the center, make it possible for management 
to divest itself of the great weight of clerical waste and duplication that arose as 


each department took itself its own clerical processing needs 


The New York February 10, 1957 

July 14, 1957 

‘Ralph W Fairbanks, Successful Office futomation, kneglewood Cliffs, N 
Prentice-Hall, Ine 1956, p. 341 
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nerve center serving most the clerical needs the company’s many 


Mr. Robert Lewis, President Argus Cameras, Inc., which 
voted become part Sylvania, has explained that one way which his 
company will benefit was having much its “drudgery” work taken over 
electronic 

President Don Mitchell, who has pioneered and been 
leading advocate management decentralization, thinks that management 

Data processing [by will simply enable management more 
with faster and better information. But eliminate the for 
and authority. concept based not speed 


information, but rather the saturation points the human mind. 


how readily available information may be, and what form, there are limits 


load manager can and should carry 


Standard-Vacuum Oil new million dollar headquarters 
with 700 employees, the fringe Harrison, New York, has been likened 


99 


country club the electronics era. 

General Electric has been active both buyer and seller 
Its use its own office operations further points out 
that general conclusions can yet drawn concerning the 
the central city versus suburban office trends. 

Electronic data processing factor the location offices, but 
minor one. The company trying adapt these machines their present loca 
tions. expects have eight ten large computer installations with 702 and 
705 and medium-sized installations with the 
operation large enough large computer installation will provided 

General Electric has decentralized the company whole its 
operations hundred products departments. They have not 


moved backward their decentralization program. Except for headquarters 


offices Schenectady and New York City—functions are divided between these 


two cities because space requirements the G.E. offices are attached the 


plants and the plants are being decentralized. The trend get away from 
the company town concept. hey not want community become 
town, and therefore prefer community with other industries. 


The atte being made Appliance Park (near Louisville) concen 


trate the manufacture appliance one location. Several partments are 


there. services all these partments, but only the data 


essing function 


Why Argu 1S oining Sylvania Vianavement VUecthods December 1g50 p 24 

The New York Times, March 1955 

Suburban Office Is Ultramodern,” The New York Time October g, 1456 

information concerning the company’s policies was obtained from 
tion with Mr. Young, Consultant, General Accounting Office, General Electric 


Company, September 18, 1957 
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TAX POLICY 
Will the automation factories, which being currently foreseen 


tend tie office and plant together? 

so, there appears considerable likelihood that such combined 
erations will take place outside the central business district. First, 
where offices are attached plant operations there strong tendency 
uburbanization, and second, because such automation expected lead 
redesigning plants offices. 

has been pointed out, however, that the “space-saving features auto 
mation make powerful tool for the rehabilitation and growth light 
industry and business old urban centers. The possibility return 
the multi-story factory has been envisaged. 

the uncertainty speculation concerning trends office location 


pointed the same article: 


Phe separation of functions allowed by automation, remote controls and such de 
vices as closed-circuit TY il! allow some entirely new groupings and decentralization 
of large plants and whole industrial complexe Manufacturing, engineering and ad 
ministration may be eparately located at suitable site urban, suburban or rural 
yet closely linked Internally, large plant complex 
industrial park around control and communications subcenter, which 
turn hooked into executive center some distance away. The office building 


the future will more and more resemble data processing communications 


and even more another article: 


\ll computer manufacturers also have one eye on another computer market that 
has not yet been tapped—-factory automation. The computer in this instance will 
direct production thus becoming the heart of the so-called automatic factory I hve 


completely automatic factory is still a wild blue yonder concept Ino manufacturing 


jut oa high degree of factory automation, based on the computer, is certainly po 


ible, and many electronic companies are interested the market 
first big automation markets undoubtedly will the 
refining and chemicals. Predicting when these 


markets for electronic gear will open up, and deciding what kind of product to take 


to market won't be any easier than other decisions that have confronted the elec 
industry. The best bet, based experience, that industrial electronic 


mand will not develop any orderly way—it will explode 


The most outstanding conclusion that can derived from the 
ported this article that the apparently significant trends are too diverse 
permit hard and fast conclusion with respect the location office build 
ings the future. 

Certainly there seems immediate threat the vitality down 
town this respect. Nevertheless, seems equally obvious that things are 
happening the suburbs, the like which have not known before. 


OVCT, the whole fir Id of manaveme rit cle has become SO dynamic and 


“Automation and Architecture Irchitectural F CVI July, 195 
William 
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predict the office building patterns two three decades hence. 


APOLOGIA 


Notwithstanding the extraordinary number cited references, this article 
represents exploratory, and some extent effort indicate 
some the many facets office building trends significance 
governments. 

data office construction are admittedly inadequate for many the 
cities mentioned; and velopments many other cities should 
also have been included. Moreover, some further sections the study which 
had been planned, including one office financing and management develop 
ments, had omitted for lack 

The all too summary coverage many the topical aspects the sub 
glimpses several large seale studies which could 
profitably made with reference, for example, the present 
company building; suburbanization specific types professional, 
publishing, research, and others; effect suburbanization for 
fringe benefits for the lationship office construction and 
city planning and many others. Some these might lend themselves 
exploration aspiring candidates for Others must wait upon 
large research statistical and investigative nature. 


The office important feature the urban economy. may 


relatively more important the process urban 


POLICY “DECONGEST” CENTRAL LONDON 


has adopted series new standard 

central area 

ie ps the most interesting aspect of the new policy i the plan actively 
4 existing offices to move out of Central London to surrounding subus 


yy Country areas Although the statement oft policy announced by the 
County Council acknowledges the need for maintaining London's position a 


administrative and commercial capital England, goes say 


tinction may be made however, between the headquarters functions of a con 


cern which can often establish strong case the centre, 
partments of large firm dealing with routine and clerical work which need not 
is ! in the centre fown Planning policy needs revision, not so much in respect 


of the use of land the centre, but in relation to the n which large 


otfice buildi may 
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